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The Measurement of Affordable Rental Housing
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Data to Inform Housing Investments

‣ We track how many affordable rental housing units we 

have created, but…

‣ How many affordable rental housing units have we lost?

‣ Can we track that?
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Affordability as a Relationship

‣ What is happening in Charlotte in the relationship between 

the people who live here and the housing stock?

‣ Affordability is the relationship between:

‣ Households – number, size, income

‣ Housing Units – number, size (bedrooms) and gross rent

‣ Area Median Income

‣ That relationship is fluid

Affordability as a Relationship

‣ Accounting for the total impact of all the changes…

‣ Are there more or fewer affordable units in the City of 

Charlotte?

‣ Are there more or fewer households in need of 

affordable housing?

‣ And how do the households relate to the housing units?
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Start by Tracking Net Impacts

‣ Demand – Number of households with household income at 

each level of AMI, adjusted for household size

‣ Supply - Number of housing units with gross rent affordable 

to each level of AMI, adjusted for bedroom size

How has the demand for affordable rental 
housing in Charlotte changed over time?

Households by AMI Level

AMI Level Change

30% and Below -7,222

31 - 50% 6,275

51 to 80% 138

> 80% 16,683

Total 15,874

What housing products people need

30% and Below 
33,160

30% and Below 
25,938

31 - 50% 
17,278 31 - 50% 

23,553

51 to 80% 
29,522

51 to 80% 
29,660

> 80% 
62,433

> 80% 
79,116

2014 2018
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How has the supply of affordable rental 
housing units in Charlotte changed over time?

Housing Units by AMI Level

AMI Level Change

30% and Below 411

31 - 50% -1,719

51 to 80% 2,083

> 80% 21,177

Total 21,952

What housing products are in the market (though not necessarily 
available for rent)

30% and Below 
10,716

30% and Below 
11,127

31 - 50% 
18,993

31 - 50% 
17,274

51 to 80% 
87,235

51 to 80% 
89,318

> 80% 
33,823

> 80% 
55,000

2014 2018

The Affordability Gap

‣ Difference between Demand (what people need) and Supply

(what exists in the market) at each AMI level

‣ Rental Mismatch – Number of households renting down or up in 

AMI level, either by choice or by necessity

‣ Renting Up – to access amenities/location, be close to 

family or jobs, lack of units at the low-end

‣ Renting Down – save money, lack of units at the high end 

‣ (Staying put as AMI and individual situations change)

‣ Affordable and Available – Renting Match - An affordable unit 

at a specific AMI level that is occupied by a household of that 

same AMI level – does not mean that the unit is available for 

rent
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From 2014 to 2018, the gap in affordable rental housing in Charlotte 
decreased at 30% and Below AMI, increased at 31 to 50% AMI and 
decreased at 51 to 80% AMI. The gap at >80% AMI decreased slightly 
but remains high, continuing to put availability pressure on housing 
units affordable to lower-income households.

How has the affordability gap changed over time?

30% and 
Below
26,284

30% and 
Below
19,903

31 - 50% 
13,338

31 - 50% 
18,733

51 to 80% 
5,896

51 to 80% 
719

> 80% 
37,490 > 80% 

35,393

2014 2018

The gap in affordable rental housing is partly a function of rental mismatch 
– that is, households that are renting up or renting down in AMI level, either 
by necessity or by choice. In 2018, rental mismatch contributed to a gap at 
all levels of AMI, even at 51 to 80% AMI where there were more units 
(supply) than households (demand).

Affordability Gap, Rental Mismatch

The gap is calculated as the difference in the number of renter households and 
the number of rental units with corresponding households (Renting Match) at 
each level of AMI.

19,903 18,733

719

35,393

6,035 4,820

28,941

43,723

5,041

25,847

11,277

5,092
7,413

34,530

# of Renter Households

# of Rental Units, occupied
by households Renting
Down
# of Rental Units, occupied
by households Renting Up

# of Rental Units, Renting
Match (affordable and
available)
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– that is, households that are renting up or renting down in AMI level, either 
by necessity or by choice. In 2018, rental mismatch contributed to a gap at 
all levels of AMI, even at 51 to 80% AMI where there were more units 
(supply) than households (demand).
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each level of AMI.
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How do we help households access the housing they need, or get the 
housing to where it is needed? 

Add, Protect, Move

19,903 18,733

719

35,393

6,035 4,820

28,941

43,723

5,041

25,847

11,277
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Housing programs are responsive to the gap and 
the mismatch

Add Protect Move

TLC by CLT

Safe Home

Trust Fund Investments

Supportive Housing 

Home Purchase 
Assistance

Single Family 
Acquisition 

Housing Trust Fund investments over time have contributed to closing the 
affordability gap by creating income-restricted units (supply + match). For 
example, nearly half of the units at 30% AMI and below have been created 
through the Housing Trust Fund.

Add, Protect, Move

19,903 18,733

719

35,393

6,035 4,820

28,941

43,723

5,041

25,847

11,277

5,092
7,413

34,530

# of Renter Households

# of Rental Units, occupied
by households Renting
Down
# of Rental Units, occupied
by households Renting Up

# of Rental Units, Renting
Match (affordable and
available)

3,055 900 5,082

Income-Restricted Units Created/Approved
by Housing Trust Fund 2002 through 2020
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In Summary

‣ As of 2018, overall affordable housing gap measured cumulatively:

‣ ~ 31,900 units affordable to households at < 50% AMI

‣ ~ 2,500 units affordable to 80% AMI and below

‣ Overall gap has been rising since 2016 (year-over-year caveats) – this is the 

number we want to decrease (the lower the number, the better the match)

‣ This is the top-level summary – understanding more about the households 

at each level of AMI helps us to refine our strategies to decrease the 

affordability gap (seniors, special needs, families with children, students, 

vehicles in household, etc.)

‣ Still only part of the picture – this analysis does not account for 

homelessness, overcrowding, housing quality, housing instability, etc.

Questions

Rebecca Andersen Hefner

Data & Analytics Officer

City of Charlotte – Innovation & Technology

rhefner@charlottenc.gov

Sources: 
U.S. Census, American Community Survey, Public Use Microdata Sample, 1-Year Estimates, 2014 to 2018. Accessed from 
https://www.census.gov/programs-surveys/acs/data/pums.html
Missouri Census Data Center, apportionment factors. Accessed from: http://mcdc.missouri.edu/websas/geocorr14.html
U.S. Department of Housing and Urban Development (HUD), Office of Policy Development and Research, Income Limits 2014 to 
2020. Accessed from: https://www.huduser.gov/portal/datasets/il.html
U.S. Department of Housing and Urban Development (HUD), Office of Policy Development and Research, CHAS Affordability 
Analysis Methods. Accessed from: https://www.huduser.gov/publications/pdf/CHAS_affordability_Analysis.pdf.
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